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ENVIRONMENTAL:

The following findings must be made in order to adopt the Negative Declaration:

1. Find that the Planning Commission has read and considered the Negative Declaration prior to taking action on said Mitigated Negative Declaration and the proposed project. 

2. Find that the Negative Declaration is based on independent judgment by the Planning Commission.

3. Find that the Negative Declaration was prepared and considered in accordance with the requirements of the California Environmental Quality Act.
4. Find that there is no substantial evidence in the record as a whole, that the project will have a significant effect on the environment.
5. Find that the Secretary of the Planning Commission is the custodian of the records of the proceedings on which this decision is based.  The records are located at the Napa County Conservation, Development & Planning Department, 1195 Third Street, Room 210, Napa, California.
6. Find that considering the record as a whole there is no evidence that the proposed project will have a potential adverse effect on wildlife resources or habitat upon which the wildlife depends.

USE PERMIT/DEVELOPMENT PLAN:
In the PD district The Planning Commission may approve a use permit and development plan provided that in each case it makes the following findings:
7.
The proposed use permit and development plan have been reviewed in relation to the Napa County General plan and have been found to be consistent with said plan.
Analysis: The proposal is consistent with the goals and policies established by the General Plan.  The site is designated Rural Residential which allows single-family homes and the existing medical facility.  Policy AG/LU-35 allows smaller parcel size as part of the master planned area associated with the hospital.  Policy AG/LU-76 recognizes the hospital’s role in providing medical services and employment to Napa County residents and supports its continued operation.
8.
In the case of a proposed residential development, such development plan will be in harmony with the character of the surrounding area and that the sites proposed for facilities such as schools, playgrounds and parks are adequate to serve the anticipated total population of said development in any single application.

Analysis: The proposal does not include a request for new development nor does it create new areas for future development.  The proposal includes creating individual lots for existing residences and incorporating existing homes into the master plan for the properties owned by the hospital.  The existing residences are currently served by existing schools, playgrounds and parks.  No increase to the total population of the area is anticipated with this proposal.
9.
The various elements of the development plan, including structures, grounds, open space and land use, relate to one another in such a way as to form a harmonious whole.
Analysis: The development includes an existing residential neighborhood, a hospital/medical complex and associated support buildings and services, apartments, and opens space.  The area began development in the late 1860’s blending the various uses over the course of continued development into what is seen today.  
10.
In the case of non-residential uses, such development plan will be appropriate in area, location, character and overall planning to the purpose proposed and that surrounding areas are reasonably protected from adverse effects from such development.

Analysis: As noted above, the proposal does not include a request for new development nor does it create new areas for future development.  The proposal includes creating individual lots for existing residences and incorporating existing homes into the master plan for the properties owned by the hospital.  The project area is currently developed as mentioned in item #8 with the non-residential uses operating since the late 1860’s.  Previous expansion to the medical complex have been reviewed and approved to ensure that surrounding area is not adversely affected.

11.
The streets proposed are suitable and adequate to carry the anticipated thereon.

Analysis: All streets within the project area are existing and have been adequately accommodating traffic generated by the existing land uses.  No new development is proposed and no new impacts from the request are anticipated.

12.
The utilities proposed are adequate to meet the site characteristics and physical needs of the development.
Analysis: No new utilities or conveyance systems are proposed with this request.  The existing utility systems will not be affected by the proposal as no new development is proposed.
TENTATIVE MAP:  
Pursuant to Section 17.14.060 of the Napa County Code, the Planning Commission shall deny approval of a tentative map if the Commission makes any of the following findings:

13.
That the proposed map is not consistent with applicable general and specific plans.  A proposed subdivision shall be deemed consistent with the Napa County General Plan and any applicable specific plan the County has officially adopted for the area where the land is located if the proposed subdivision or related land uses are compatible with objectives, policies, general land uses and programs specified by such plan or plans.

Analysis: The proposal is consistent with the goals and policies established by the General Plan.  The site is designated Rural Residential which allows single-family homes and the existing medical facility.  Policy AG/LU-35 allows smaller parcel size as part of the master planned area associated with the hospital.  Policy AG/LU-76 recognizes the hospital’s role in providing medical services and employment to Napa County residents and support’s its continued operation
14.
That the design or improvement of the proposed subdivision is not consistent with applicable general and specific plans.

Analysis:  The tentative map would create individual lots for 25 existing homes east and southeast of the St. Helena Hospital.  The lots have been design to provide lot area consistent with RS (Residential Single) zoning standards while providing adequate open space area per the PD district.  The General Plan allows smaller parcels when included in a master plan area associated with the hospital.
15.
The site is not physically suitable for the type of development.

Analysis:  The proposed subdivision includes creating individual lots for existing homes.  No new development is included with this proposal.  The site is physically suitable for the development.

16.
The site is not physically suitable for the proposed density of development.

Analysis:  No new development or increase to density is included with the proposal.  The extent of potential development on this site will not change as a result of the subdivision.

17.
The design of the subdivision or the proposed improvements is likely to cause substantial environmental damage or substantially and avoidably injure fish or wildlife or their habitat.

Analysis:  An Initial Study and Negative Declaration were prepared for the proposal which finds that the proposed project will not have a significant impact on any special status plant or animal species, wetlands or wildlife corridors on the project site or within the immediate vicinity.  The design of the tentative map will not injure fish or wildlife or their habitat.

18.
The design of the subdivision or the type of improvements is likely to cause serious public health or safety problems.

Analysis:  All utilities and improvements, including water, sewer, fire protection and streets and sidewalks, have been installed as part of previous development of the project area.
19.
The design of the subdivision or the type of improvements will conflict with easements, acquired by the public at large, for access through or use of, property within the proposed subdivision.

Analysis:
No new development or improvements is associated with the tentative map.  Any existing public easements will be reflected on the final map.
REZONING

The Planning Commission has reviewed the rezoning request in accordance with the requirements of Napa County Code Chapter 18.136 and finds that:
20.
The proposed rezoning complies with applicable provisions of the Napa County Code and is consistent with the policies and standards of the Napa County General Plan. 
Analysis: This application proposes the redesignation of properties owned by the St. Helena Hospital from RS;B-5 to PD associated with a master development plan for the existing hospital, associated support services and facilities and residential uses.  The project area has a General Plan designation of Rural Residential (RR).  The project area is part of the Deer Park rural residential area which allows rezoning from residential districts to achieve minimum parcel sizes consistent with General Plan Policy AG/LU-35.  The minimum lot size for lands designated RR is generally 10 acres.  However, General Plan AG/LU-35 allows smaller lot sizes when an area is master planned as part of the St. Helena Hospital.
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